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Back Bay Big Development 


Developer Boston Properties’ Draft Environmental Impact Report/ Project details: 


Draft Project Impact Report for State and City review, with over 
1,300 pages (appendices and public comments/responses included) 
both provides details and evades specificity. 

The proposed project, called The Back Bay/South End Gateway 
Project, is a 1.26 million s.f. mixed-use project on four sites large- 
ly on air rights over MassPike and 
MBTA facilities at Back Bay/South 
End station on Dartmouth Street. The 
proposed Copley Place tower was 
scrapped shortly after environmental 
studies on this project began. 

Project elements include a new of- 
fice building with ground-floor retail, 
two residential towers, and new retail 
atop the station it- 
self. The existing 
Hancock Garage 
on Clarendon Street 
will be rebuilt with 
the same number 
of parking spaces 
(2,013, with 576 
available to the pub- 
lic). The proposed 
office building at 
Dartmouth/Stuart 
Streets will be 36 


Dartmouth St. 











stories; residential 
— tower on Clarendon 
Street, 28 stories: 


residential tower in 
the MBTA busway, 
35 stories; and the 
station will get a 
one-story addition. 
The project will 
add about 3,200 
people living and 
working at the site. 


MIE 


we : a 
Proposed office and parking on Dartmouth Street. 


Winthrop Square: Shadows A Us 

The Boston Planning and Development Agency (BPDA) accept- 
ed proposals in April 2016 for the city-owned Winthrop Square 
Garage site from Accordia Partners, Lendlease, Mlllennium Part- 
ners, HYM Investment Group LLC, TransNational Partners and 
Trinity Financial. The six proposals were reviewed by the public 
in June 2016, and in August 2016 the BPDA and Mayor select- 
ed the Millennium Partners team to redevelop the site. Millenni- 
um was offering some $152 million to get the parcel to build a 
775-foot tower. Millennium estimated the City would also receive 
some $12 million in annual taxes. 

Early in the proposals review, questions were raised about shad- 








* MassDOT is studying whether to close the on-ramp from Claren- 
don Street. Closing the ramp dramatically helps the development. 
¢ Glass pedestrian bridge connects office tower to redeveloped 40 

Trinity Pl. (Hancock Conference Center). 
¢ Towers would put Trinity and New Old South churches in shadow. 
¢ Dartmouth Street pedestrian changes include a proposed 60-foot- 
wide crosswalk (not a typo) between the station and Southwest 
Corridor Park and trees in planters in front of the station 
¢ Rte. 39 bus route will be truncated and will no longer directly serve 
Back Bay station. Riders will simply alight at Copley Square park, 
walk 600 feet crossing two streets and enter a new station entrance 
on Stuart Street and travel into the station eventually. 
¢ The residential tower in the busway was moved back 40 feet to 
allow an 11,000 s.f. paved plaza —— called open space 
while clearly primar- 
ily a drop-off/pick- 
up area and entrance 
for service vehicles 
to back into loading 
areas off street. 
Missing details: 
¢ Only the inside 
MBITA station ren- 
ovations (separate 
project that is un- 
derway, see Inform- 
er #119 Fall 2016) 
have an estimated 
construction date 
(2018)Compliance 
with City Inclusion- 
ary Development 
Policy requirements 
for affordable hous- 
ing. 
¢ There is no time- 
: frame for the Final 
ee ee © EIR/Final DPIR. 
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Proposed Stuart St. MBTA entrance & pedestrian bridge. 


ows from the proposed tower that would fall on Boston Common 
and Boston Garden. Many in the Boston planning and design com- 
munity questioned why the BPDA’s Request for Proposals did not 
mention Ch. 362 of the Acts of 1990 that prohibits new shadows on 
Boston Common and Garden. Most if not all of the proposals were 
of a similar height and had some shadow impact on the green spac- 
es. 

The developer cited how wonderful the 775-foot-high building 
and 65-foot-high ground-level arcade would be at public meetings 
which generally focused on design details and the public benefits 
to be distributed throughout the City (affordable housing, Franklin 
Park upgrades, etc.) with minimal discussion of shadow impacts. 

Continued on page 3 


Source: Boston Properties/Pelli Clark Pelli architect 


Winthrop Square continued from page | 

During the public meeting process, the Mayor and the BPDA 
suggested that a home rule petition be prepared in order to have 
the State Legislature revise the 26-year-old shadow law and to al- 
low this development to go forward. The City Council passed the 
home rule petition 10-3 and the petition is now at the State House 
being massaged. Four hours of the hearing were dedicated to the 
positive attributes of the project and proponents’ testimony about 
the positive attributes of the project. (Note: The development is 
also seeking Massport approval which has stated the 775-foot tower 
would interfere with Logan airspace and shift more departures from 
Runway 27 to Runway 33L over Chelsea and Somerville). 

Little attention was given by the City to reviewing alternatives 
that would reduce or eliminate shadows in accordance with the 
law. At one of the public meetings, an attendee suggested that the 
building could be reduced in height by 65 feet if the arcade were 
removed. It was also suggested at the Council hearing that if $150 
million could buy some shadows on the Common and Garden, per- 
haps $1 billion would allow building on those open spaces. 

It has been suggested by the BPDA that in the new or revised 
shadow law shadows from the proposed Back Bay Station project 
and the Simon's Ss tower (now shelved) be exempt or grandfathered. 


: 
ll 


SS A 


Bet ibs - Y" 
sie 


ye . 


~_ 


~ 


al 


_ 





Source: Millennium Partners 


Winthrop Square garage development proposes a 65-foot-high "great 
hall" viewed from what's left of Winthrop Square. 





Foul Play by BPDA with the Downtown 
Waterfront Municipal Harbor Plan 


After four years of inconclusive meetings with the Downtown 
Waterfront Municipal Harbor Plan Advisory Committee and the 
public, the BPDA issued what it called the final plan. 

This so-called final Municipal Harbor Plan (MHP), which was 
agreed to by most of the Advisory Committee, included major 
changes from the previous draft. For example, the plan removed 
reference to the Marriott Hotel because its owners do not want 
to make any changes at present and, after concerted pressure 
from the Wharf District Council, New England Aquarium, 
Harbor Towers and others, the maximum lot coverage for any 
building on the Harbor Garage site was reduced from 70% to 
50% (without any change to the maximum height of 600 feet or 
building size of 900,000 s.f.). 

Nevertheless, with no notice to the Advisory Committee or the 
public, the BPDA made major changes to the plan and submitted 
it to the BPDA Board, which approved it. One significant change 
was to allow the developer to take over the Aquarium's IMAX 
Theater site, demolish the IMAX and count half of that 10,000- 
s.f. site toward open space on the Garage site, thus reducing 
the 50% open space required on that site to nearly 30%. Also 
added was that an agreement between the City, Aquarium and 
the developer would be—sight unseen— included in the MHP. 

After the BPDA Board approved the plan it was sent to the 
State for approval. The State held a public hearing at which 
various organizations and members of the public raised strong 
objections including objecting to the surreptitious changes. 

The Conservation Law Foundation opposes the Plan mainly 
on the grounds that deviations from Chapter 91 are too extreme 
and has promised to challenge the plan in Court if changes are 
not made. 


Boston Common Parkman Plaza Gets Facelift 


The Boston Parks and Recreation Department recently began 
construction of a $2.79 million project to reconfigure and im- 





Parkman Sn en Af cere WR 


prove Parkman Plaza on the Tremont Street side of the Boston 
Common. The low bid by Fleming Bros. was 15% less than the 
estimate. Parkman Plaza, named for George F. Park- 
man (1823-1905) who left $5 million to the City of 
Boston to fund maintenance and improvements to 
Boston Common and other public parks, was created 
in 1960. The project will remove the dilapidated foun- 
tain, reduce the outer diameter of the plaza circle and 
34 install two huge grass planters with seat walls, low sit- 
+ ting walls, in the area of the former fountain. The area 
= infront of the visitor center will be enlarged to accom- 
modate Freedom Trail crowds and tours. The existing 
- sculptures—Industry, Learning and Religion—will be 
relocated to north side of the plaza near the MBTA 
headhouse and seat walls incorporated in with the new 
arrangement. New trees, colored concrete and orna- 
mental fencing to connect the two segments of replace- 
_ ment fencing installed along Tremont Street in the last 
decade. In the end, the Plaza will be more spacious and 
have almost 300 feet of seat wall. 
Construction began in March and will be largely 





removing the non-functioning fountain and hazardous bricks. New planters, seating, pavement and complete by August 1, 2017. Landscape architect: 


omamental fence will be installed. Source: BPRD/Pressley Associates 


Pressley Associates. 


News Flash 


Construction Begins at Hub Ticket Site in 
Theater District 


With little fanfare, a 35-year saga in the Theater District came 
to an end with the start of construction of a "Moxy" brand Mar- 
riott Hotel at Parcel P-7A at the corner of Tremont and Stuart 
streets. Owner Norwich Partners/TS Lodging LLC began work 
this winter on the 23-story, 346-room hotel with a private roof- 
top lounge for hotel guests. The hotel is expected to open in 
summer 2019. 


The drawn-out development process included a battle between 
the BRA and Wilbur Theater owners who wanted to build on 
P-7A and air rights over the Wilbur; Tufts New England Med- 
ical Center that at one point owned both the Wilbur and Wang 
Center and planned to demolish both for its expansion; and a 
fixation on electronic billboards. The small and constrained par- 
cel housed the Hub Ticket trailer from the late 1970s until 2005. 
[See the definitive history of P-7A where else but in The Boston 
Informer, July-August 2005, p. 1]. 


The Boston Redevelopment Authority, predecessor to the 
Boston planning and Development Agency (BPDA) owned 
the parcel and first attempted to find a developer in 1982. The 
BRA would issue five requests for proposals over 23 years be- 
fore selecting Amherst Media Investors to develop a three-story 
restaurant and bar and billboard in 2005. Almost 10 years af- 
ter designating the developer of P-7A, the BPDA granted Final 
Designation to Amherst Media and ST Hotel LLC. In the end, 
Amherst Media will own and operate the digital billboard on 
two sides of the building at the second and third levels. 


A 1983 proposed three-story restaurant and bar with space for 
a youth arts program has become a 2017 23-story "Moxy" brand 
hotel, "Marriott's newest and edgiest affordable brand" geared 
to "lifestyle-oriented millennial travelers" and featuring tiny 
rooms. Architect: Group One with Stantec. 


"What is This?" Winner Announced 


Pa Nn 
The Boston MisInformer April Fool's issue contest was won 
by Viktoria Kolga. She identified the object above as La Nu- 
lova, the new (2016) Rome Convention Center, designed by 
Massimiliano Fuksas. She received a valuable prize. Photo by 
Roland Halbe. 








Moxy brand hotel under construction in the Theater District at Tremont 
and Stuart streets, next to the Wiilbur Theater, after 35 years of talk. 


Source: Colliers International/Group One 












Boston Curiosities 


Iwas, , 
wondering... 






What is the history of the Southwest Corridor Park? 
The Southwest Corridor Park, a 4-mile park from Jamaica Plain 
to Back Bay/South End station, was almost an eight-lane highway 
with transit. The Massachusetts Department of Public Works began 
clearing land to build the Southwest Expressway, first proposed in 
the 1948 Master Highway Plan. In February 1970, Gov. Francis Sar- 
gent responded to pressure to stop highway projects in the state and 
declared a moratorium on all new highway construction within Rte. 
128, including the planned Southwest Expressway. Sargent created 
the path-breaking Boston Transportation Planning Review to spend 
18 months to study the region's transportation needs. The massive re- 
study was a multi-disciplinary effort involving planners, economists, 
residents, urban designers, environmental scientists, social scientists 
and engineers. In November 1972, Sargent canceled the Southwest 
Expressway and several other highways. It was during this time that 
Sargent declared, "We were wrong" to think highways were the an- 
swer to transportation problems. Probably the last time an elected 
official said he was wrong on television. 

Sargent successfully got the federal government to transfer high- 
way funds to transit (the first such transfer in the country). Sargent 
appointed a Southwest Corridor Development Coordinator to bring 
agencies, interest groups and the public together to plan development 
of the corridor where the Orange Line would run. 

In 1987 the elevated Orange Line on Washington Street was closed 
and service relocated to the new Southwest Corridor. The park was 
finished shortly after. The MBTA in 1979 produced a master plan for 
corridor development, but the City never really embraced the plan, so 
land lay vacant for decades. 

Jackson Square at Columbus Avenue/Centre Street, shown here, 
was a collection of vacant lots until Urban Edge Housing Corp. took 
the lead in 1995 on master planning for housing and commercial uses. 
About 200 units have been built toward a goal of close to 400 units. 

Forty-five years have passed, but key players in the anti-highway/ 
pro-transit and community development movements are still active 
in public affairs. Stephen Crosby, head of Mass. Gaming Commis- 
sion, was a 24-year-old Harvard Law student working with a subur- 
ban group to help the Black United Front in Roxbury, led by former 
City Councilor Chuck Turner. Former Gov. Michael Dukakis was a 
Brookline state representative. Former Sec. of Transportation Fred 
Salvucci was a 26-year-old Boston Redevelopment Authority em- 
ployee under Ed Logue. Congressman Barney Frank worked as 
Mayor Kevin White's executive assistant. The first SWC Coordina- 
tor was Anthony Pangaro, also a BRA employee and now principal 
at Millennium Partners developers. LivableStreets board member 
and architect Ken Kruckemeyer was an MIT graduate who fought 
the highway and went on to be project manager for the SWC Project. 





What's Happening in the Seaport District 
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The Seaport District aka Innova- 


tion District aka South Boston Wa- 
150 Seaport Blvd. 283,700 124 condo units terfront is now largely commercial, 


22 Boston Wharf Rd. 59,000 office and 3,000 s.f. of retail with few residents and virtually no 
338 Congress St. 26,741 9 condo units amenities to support residents (no 


supermarket or drugstore). 
399 Congress St. 377,239 414 apartments Past and current City plans for 


Fan Pier 3.03 million office, retail, hotel the District have promoted resi- 
Fan Pier Parcel D 120,000 120 residential units dential uses in the District to help 


Fan Pier Parcel | 515,000 office, retail create and sustain a neighborhood. 
But current plans (under con- 
GE 388,700 Office 


struction or approved), a sampling 
Innovation Sq. at No. Ave. 360,000 Office of which are shown here, still show 


Parcel K 499,500 293-key hotel, office, 304 apartments | @ heavy emphasis on commercial, 


Parcel Q1 298 700 oles. wisi with approximately 8.5 million 
s.f. of commercial versus approx- 


Pier 4 Ph. 2 376,555 Office, retail imately 2.3 million s.f. of residen- 
Seaport Square 2.8 million hotel, office, 3.2 million residential tial. 
Stavis Seafood 201,000 industrial and office In contrast, the Downtown finan- 


; cial district, including the Down- 
Waterside PI. Ph 1B 345,000 apartments town Waterfront, is trending the 


Massport hotel 800,000 hotel other way with more emphasis on 
Massport public garage 1,550 spaces parking residential and support facilities 


9 Channel Center 72,562 office for residents, especially in the ad- 
jacent Washington Street area. 
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Welcome to 
The Boston Informer 
The goal is simple: Provide concise public information on con- 
struction projects, planning initiatives, and whatever else affects 
living and working in Boston. Welcome to The Boston Informer! 







The Boston Informer is published electronically by ATC Infor- 
mation, Inc., four or five times yearly in Boston, Mass. Pres- 
ident: Anthony Casendino; vice-presidents, Anne McKinnon, 
Chris Fincham. 








The Boston Informer is available by subscription only. Via 
e-mail, $15 per year; via USPS mail, $29 per year (cheap!). 
Questions? Telephone (617) 723-3584, fax (617) 437-1886 or 
e-mail: BostonInformer@cs.com. Check us out on the Web at 
www.bostoninformer.com! 
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ys Keep up on news, events, irony. 
Follow us on Twitter @bostoninformer 





Boston’s Imagine Boston 2030 draft master 
plan’s proposes “growth areas,” four out of 
the five will be inundated as sea levels rise... 
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“Housing with great views at low 
tide” 


© Mark Reusch ¢ MisterReusch.com 2017 


You Were Asking 


Q. The updated Public Records law took effect Jan. 1. 
What does it do to improve access to public records? 


A. Alittle. The updated law requires agencies and towns 
to designate a Records Access Officer (RAO) and make 
it easy to contact via the web; requires records to be 
provided electronically when possible and requires 
posting copies of commonly requested records on 
the website; caps black and white copy charges at 5¢ 
per page and labor charges at $25 per hour; requires a 
detailed reply in 10 business days and delivery of the 
goods in 15 business days (25 days for municipalities); 
and if a requestor prevails in court against a RAO, the 
requestor can be awarded attorney fees or costs. 


Q. I noticed a number of trees in Copley Square Park 
have been removed and not replaced. In fact, itseems 
more than half of the original trees are gone and most 
of the empty tree pits were paved over. Will the Parks 
Department replace these trees? 

A. No. Similarly, benches which were removed will not 
be replaced. If the revised shadow bill passes and 
exempts Copley Square, there may not be sunlight on 
the Square for trees. 

Q. I see that the BPDA (formerly BRA) is appealing the 
Superior Court ruling protecting the end of Long 
Wharf from development, such as a restaurant. Why 
is the BPDA so desperate for a restaurant there? 

A. We don’t know, but desperate may be perfect word. 
To date, BPDA has spent $550,000 on this fight with 
more legal expenses to come. 

Q. Why is the State trying again to stop its funding for 
the Rose Kennedy Greenway, a state-owned park? 

A. Couldbea ploy to force building owners and businesses 
on the Greenway to form the equivalent of a Business 
Improvement District and take over the funding. 


PEOPLE MOVERS 

Kristine Gorman, from STV to Jacobs Engineering Group. 

Mark Czyrklis, from Jacobs Engineering Group to LM 
Heavy Civil Construction. 

Andrea d’ Amato, from Kleinfelder to MassDOT Assis- 
tant Secretary of Operational Excellence 

Nigella Hillgarth, from New England Aquarium CEO to 
teaching position at University of Washington, Seattle. 

Maliz Beams, New England Aquarium board member, to 
interim CEO. 

Shawn Williams, from Mass. Supervisor of Records to 
Director of Public Records for Boston. 

Patrick Brophy, from Government and Community 
Relations at Harvard University to Chief of Operations 
(Public Facilities, Property Management and Mayor’s 
Office of Intergovernmental Relations. 

Laura Oggeri, from Boston Deputy Chief of Operations 
to Chief Communications Officer. 

Sidney J. Spiegel is now leading Spiegel Associates, 
commercial mortgage brokerage. 

Chris Osgood, Boston chief of streets, transportation & 
sanitation, is acting public works commissioner. 


